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LI-the Urban Land Institute is a non-
profit research and education organiza-
tion that promotes responsible leadership
in the use of land in order to enhance

the total environment.

The Institute maintains a membership represent-
ing a broad spectrum of interests and sponsors a
wide varjety of educational programs and forums
to encourage an open exchange of ideas and shar-
ing of experience. ULI initiates research that
anticipates emerging land use trends and issues
and proposes creative solutions based on that
research; provides advisory services; and pub-
lishes a wide variety of materials to disseminate
information on land use and development.

Established in 1936, the Institute today has more

than 17,000 members and associates from 60 coun-
tries, representing the entire spectrum of the land
use and development disciplines, Professionals rep-

orban
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resented include developers, builders, property
owners, investors, architects, public officials, plan-
ners, real estate brokers, appraisers, attorneys,
engineers, financiers, academics, students, and
librarians. ULI relies heavily on the experience of
its members. It is through member involvement
and information resources that ULI has been able
to set standards of exceilence in development
practice. The Institute has long been recognized
as one of America’s most respected and widely
quoted sources of ohjective information on urban
planning, growth, and development.

This Advisory Services panel report is intended
to further the ohjectives of the Institute and to
make authoritative information generally avail-
able to those seeking knowledge in the field of
urban land use.

Richard M. Rosan
President
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1025 Thomas Jefferson Street, N.W.
Suite 500 West
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he goal of ULI's Advisory Services Program

is to bring the finest expertise in the real

estate field to bear on complex land use plan-

ning and development projects, programs,
and policies. Since 1947, this program has assem-
bled well over 400 ULI-member teams to help
gponsors find ereative, practical solutions for is-
sues such a3 downtown redevelopment, land
management strategies, evaluation of develop-
ment potential, growth management, community
revitalization, brownfields redevelopment, military
base reuse, provision of low-cost and affordable
housing, and asset management strategies, among
other matters. A wide variety of publie, private,
and nonprofit organizations have contracted for
ULI's Advisory Services,

Each panel team is composed of highly qualified
professionals who volunteer their time to ULL
They are chosen for their knowledge of the panel
topic and screened to ensure their objectivity.
ULI panel teams are interdiseiplinary and typi-
cally include several developers, a landscape
architect, a planner, a market analyst, a finance
expert, and others with the niche expertise
needed to address a given project. ULI teams
provide a holistic look at development problems.
Each panel ia chaired by a respected ULI mem-
ber with previous panel experience.

The agenda for a five-day panel assignment is in-
tensive. It includes an in-depth briefing day com-
posed of a tour of the site and meetings with spon-
sor representatives; a day and a half of hour-long
interviews of typically 80 to 100 key community
representatives; and a day and a half of formulat-
ing recommendations. Many long nights of discus-
sion precede the panel’s conelusions, On the final
day on site, the panel makes an oral presentation
of its findings and conclusions to the sponsor. At
the request of the sponsor, a written report is
prepared and published.

Because the sponsoring entities are responsible
for significant preparation before the panel's visit,
including sending extensive briefing materials to
each member and arranging for the panel to meet
with key local community members and stake-
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holders in the project under consideration, partic-
ipants in ULI's five-day panel assighments are
able to make accurate assessments of a sponsor’s
issues and to provide recommendations in a com-
pressed amount of time.

A major strength of the program is ULI's unique
ability to draw on the knowledge and expertise of
its members, including land developers and own-
ers, public officials, academicians, representatives
of financial institutions, and others. In fulfillment
of the mission of the Urban Land Institute, this
Advisory Services panel report is intended to pro-
vide objective advice that will promote the re-
sponsible use of land to enhance the environment.
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he panel would like to thank Florida State
University for its gracious support and hos-
pitality. Specifically, the panel thanks presi-
dent Talbot “Sandy” D’Alemberte and Dr.
Raymond Bye of the university for inviting the
panel to explore the possibility and feasibility of
developing a research park for Florida State.

Special thanks are extended to Beth Hodges and
Lynna Sands of the university for preparing the
extensive briefing books and taking the time to
make sure the week ran smoothly.

The panel would also like to thank Mark Bertolami,
director of facilities planning, who led a tour of the
1,600-acre site, and Ms. Lee Hinkle, vice chair of
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the FSU board of trustees, who took time to pro-
vide information, answer questions, and be avail-
able throughout the week of the panel's visit to
Tallahassee.

The panel is also grateful to the more than 650
Florida State University, Innovation Park,
Florida A&M University, Tallahassee, Leon
County, and state officials, along with numerous
community and business representatives, who
gave the panel their time for interviews.
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lorida State University (FSU) has succeeded

over the years in obtaining research grants,

which in turn has increased pressure on uni-

versity facilities to accommodate growth.
The FSU Research Foundation, a nonprofit corpo-
ration and direct support organization of FSU, has
provided funding for the construction of additional
buildings to accommodate some of the major re-
search projects, However, given the increase in
the amount of space needed for research projects
and other university programs, FSU has reached
the point at which it must develop an appropriate
plan to deal with its space needs.

The FSU campus is located on 463 acres in the
heart of Tallahassee. While FSU's campus is the
smallest among Florida's universities, its student
population exceeds 35,000, making it one of the
larger universities in the state in terms of enroll-
ment and the densest in terms of student popu-
lation per acre. The population of FSU makes it
the equivalent of a small city, but its growth is
severely imited by its acreage. Expansion within
and around the FSU campus is currently accom-
piished one lot at a time and at increasingly in-
flated land costs.

The University Park Concept

FSU, with the support of the FSU Research Foun-
dation and in partnership with local government
and others, is seeking to develop a state-of-the-art
research park. This new park, named University
Park, would be designed to meet FSU’s long-term
space requirements for education and research and
would serve to augment FSU’s growing reputation
as a nationally recognized research institution.

The University Park concept envisions a research
park that builds on the base of research activities
now housed at Innovation Park, a research park
supported by the Leon County Research and De-
velopment Authority and within the boundaries of

Tallahassee, Florida, October 13—18, 2002
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University Park. Uni-

versity Park would alse 15%

include within its bound-

aries the following existing fa-

cilities:

¢ the National High Magnetic Field
Labaratory, supported by the National
Science Foundation; Naples$

* the Florida A&M University-Florida State
University (FAMU-FSU) College of Engineer-
ing;

* the FSU Center for Advanced Power Systems, _ . --

funded by the Office of Naval Research; )
Location map.

* large training facilities for the U.S. Army and
the U.S. Navy; and

s FSU’ Don Veller Seminole Golf Course.

Although several of the major funded research
projects at these facilities and others have the po-
tential to attract private sector participation and
investment, thereby promoting high-quality eco-
nomic development in the broader Tallahassee
community, so far they have failed to do so.

The panei believes that development of Univer-
sity Park would not only facilitate FSU’s objec-
tive of having a research park and attracting re-
search money, but, equally important, would
promote Tallahassee’s Southern Strategy policy
initiative for economic development in southern
Tallahassee. It also would be consistent with
Blueprint 2000 and Beyond, part of the community-
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Tallahassee area map.

guif of Mex.

developed comprehensive plan that addresses the
environment, transportation, land use, and eco-
nomic growth for the area.

The Panel’s Asslgnment

FBU asked the panel to suggest how the univer-
sity could initiate and develop University Park. In
response, the panel addressed the market poten-
tial for University Park and the potential mix of
uses—residential, educational, and commercial—
that such a development could attraet and support.
FSU also requested that the panel outline poten-
tial issues the university might face in developing
the research park, as well as the impact develop-
ment could have on surrounding areas, including
neighborhoods. The panel also was asked to create
a conceptual site plan and image that FSU could

* use to market the research park. Finally, FSU

asked the panel to articulate a step-by-step imple-
mentation strategy and an appropriate manage-
ment structure for the development project.
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Summary of Findings and

lthough FSU asked for an evaluation of the

research park concept and suggestions for

how best to develop University Park, the

panel delivered a much broader set of rec-
ommendations that, if followed, would augment
the capacity and impaet of one of the nation's lead-
ing institutions of higher education, and in doing
50, create a richer, more diverse community in
which to live, work, play, and learn.

The panel’s findings and recommendations are di-
vided into four principal sections: market poten-
tial, development strategies, planning and design,
and implementation.

Market Potential

Given trends in higher education and the emerg-
ing role of universities in regional economic devel-
opment, the panel recommends that FSU look be-
yond a research park to the university’s broader
long-term needs and goals. The panel spoke with
many stakeholders and, as a result, was able to
evaluate university growth, socioeconomic and
community issues, community conflict, and overall
community sentiment toward the proposed Uni-
vergity Park.

The panel members agree that the best develop-
ment path for University Park would be to create
a community where people live, learn, work, shop,
and play within a stable, harmonious, and sustain-
able environment, The panel believes that Univer-
sity Park should accommodate campus expansion
and include facilities for government and private
research, current office and research facilities,
housing, and support services.

Development Strategies

While a strategic planning process is needed in
order to create a long-range development plan
that considers the academic, facility, and ancillary

Tallahassee, Florida, October 1318, 2002

needs of FSU and other stakeholders—Fiorida
A&M, the Tallahassee private sector, ete.—the
panel recommends that University Park be devel-
oped as a diverse, mixed-use community.

To ensure the greatest chance for suiccess, the panel
suggests that while FSU is and will continue to be
the predominant stakeholder in University Park,
other stakeholders, such as Florida A&M, Talla-
hassee Community College, and the local and state
governments, should also be involved in the devel-
opment process,

The panel also recommends that given the den-
gity and growth issues that F8U’s main eampus is
experiencing, the university should consider de-
velopment of University Park as providing an op-
portunity to relocate and expand academic, insti-
tutional, and support facilities.

The panel recognizes that the development process
will not be easy and advises FSU to take a phased
approach to the project. The first phase should in-
clude detailed planning for academic demand and
growth; the second should involve creation of a gen-
eral development plan for University Park that
takes into account all potential land use and com-
munity interfaces; and the third should involve the
first steps of actual implementation.
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A Florida State University
sign welcomes students,
faculty, visitors, and foot-
ball enthusiasts to Doak
Camphell Stadium and the
attached academic build-
ings and visitor center.
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The panel believes that
the FAMU-FSU College of
Engineering, as well as
other academic uses and
support services, should
be located in the univer-
sity zone.

Planning and Design

The panel proposes a conceptual plan that would
promote a strong interface between academic and
corporate entities, and viable economic develop-
ment. To accomplish this, the panel believes devel-
opment of University Park should be organized
around a viilage center—which would serve asa
hub where students, faculty, and professionals
could come together to interact and share ideas—
and centers of excelience, which would include re-
search anchors with related facilities.

The panel suggests that four primary zones be in-
tegrated into development of University Park:

* auniversity zone;

* aresearch zone;

* a community zone; and
* amixed-use zone.

While each zone should have flexible boundaries
and should overlap and be integrated with the
other zones, the pane] believes it is imperative
that all four zones be included in the development
of the park; in fact, the zone pattern may be dupli-
cated several times throughout the site as Univer-
sity Park develops over time. Zones should not be
separate from one another, and current demand is
insufficient to support initial development at dif-
ferent corners of University Park with the hope
that they eventually will grow together.

While the panel decided it would be premature
during its visit to develop a detailed site plan for
the project, it did develop graphica illustrating the
principles that should be associated with the de-

Attachment # x

Page ___{{ _of #

velopment and provide drawings of the proposed
village and centers of excellence in order to eon-
vey the essence of its proposal for the park.

The panel realizes that in proposing a mix of uses
for University Park, it is complicating the imple-
mentation process. In order for implementation to
be carried out in the most efficient and effective
way possible, the panel suggests that FSU focus
on the following four steps:

o FSU should initiate a master planning process
to develop a general development plan that wilt
respond to the university’s projected growth
over the next 25 to 50 years.

s The Leon County Research and Development Au-
thority, which controls Innovation Park, should
not be discontinued, but rather be reconfigured
to give FSU effective control over the existing
Innovation Park projects and vverall University
Park projecta.

¢ The Authority-should hire an experienced real
estate development, marketing, and economie
development staff to manage the development
activities.

* F'SU should carefully sequence its implemen-
tation steps in order to ensure successful and
complete development.

The pane! believes that University Park has strong
development potential not only to advance the
interests of FSU, but those of the Tallahassee
community as a whole, However, the panel points
out that this success will only be realized with
the cooperation and trust of the project’s many
stakeholders.
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nder the panel'’s plan, University Park will
draw on local, regional, national and global
demand for university-related research and
associated uses, and on the market demand
for space to serve these uses. In exploring the mar-
ket potential for what is intended to be a new edu-
cational paradigm, the panel first examined the
background issues, including relevant trends in
higher education, the emerging role of universities
in regional economic development, and the drivers
of the Tallahassee regional economy. Within this
context, the panel identified appropriate objectives
for the University Park project, explored potential
uses for the project, and identified ways to estab-
lish competitive advantage for the undertaking.

Trends in Higher Education

As acknowledged by FSU’s Commission on the
Future of Florida State University in its 1998
report, there has been tremendous growth and
change in higher education. Among the changes is
unprecedented growth in student enrollment over
the past 20 years, which has resulted in the need
for facilities to accommodate expansion and to meet
the needs of changing demographic constituencies,
This growth has fostered competition among uni-
versities, increasing pressure to attract not only
the best and brightest students, but also the best
faculty and researchers. At the same time, sub-
stantial growth in federal research funding has
created opportunities for universities to expand
their research enterprises, resulting in additional
demand for new and different facilities to support
the growing activity.

Role of Universities in Regional
Economic Development

Consistent with this growth in higher education
has been an increasing awareness of the role uni-
versities play in regional economic development.
As Ross DeVol wrote in the Milken Institute's

Tallahasses, Florida, October 13-18, 2002

September 2002 research report State Technology
and Science Index, regions have begun “embrac-
ing the intangible economy.” He added:

The elements that make a state or a regional
economy vibrant and prosperous today are fun-
damentally different from those of the past. The
new economics of place ure driver by their abil-
ity to attract and expand science and technology
assets and leverage them for economic develop-
ment [emphasis added). State and regional eco-
nomic performance is determined by how ef-
fectively it uses its comparative advantages to
create and expand knowledge assets and convert
them into economic value.

Although universities are acknowledged as eco-
nomic engines, the best way to realize their poten-
tial is less widely agreed upon; their economic con-
tributions may result from their very presence,
stability, and ongoing growth.

Recently, research has emerged as a growing
source of a university’s economic energy. Collec-
tively, the nation’s universities and colleges ac-
count for about half of all basic research, with
more than 60 percent of total university research
and development funding coming from the federal
government. However, it could take years for uni-
versity research alone to yield economic results
for Tallahassee measurable in increased industrial
activity, employment, and population.

Development of relationships between industry and
universities can accelerate the pace of research-
related economic development by helping univer-
sities to leverage federal research and develop-
ment funding to attract private sector investment.
The 1980 Bayh-Dole Act, which allowed universi-
ties to take ownership of inteliectnal property de-
veloped through research conducted with federal
funding, has advanced this process and has bene-
fited universities across the country economically.
An example of the Bayh-Dole Act’s benefits is the
development by FSU professor Robert A. Holton
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The FSU Research Foun-
dation has provided fund-
ing for the construction
of buildings to house re-
search projects within
University Park. This proj-
ect site is located within
the proposed research
zone.
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of a unique process for production of Taxol, a drug
used for cancer treatment since 1994, FSU has
received millions of dollars in revenue from Taxol
and has partnered with Taxalog, Inc., a company
created by Holton, as a new approach to commer-
cialization of research. In addition, Taxalog re-
cently built a 23,000-square-foot facility in north-
east Tallahassee.

By attracting research-oriented companies to a
community and fostering industry and academic
collaboration on research, universities also can
contribute to short-term economic gains by estab-
lishing a network for hiring top graduates and
keeping them in the community.

Drivers of the Tallahassee Reglonal
Econamy

There are two primary drivers in the Tallahassee
region that affect regional economie development
and space demand—the state government and
higher education.

State Government

Because Tallahassee is the state capital, govern-
ment presence has been and will continue to be
a major force in the regional economy. However,
government downsizing initiatives are changing
the near-term nature and strength of this pres-
ence, perhaps dramatically, through a smaller
government payroll and decreased demand for
government facilities. The trend of outsourcing
government functions, recently implemented for
human services and transportation, is expand-
ing such impacts and is likely to continue. How-
ever, government-related employment in the
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private sector—in such areas as legal services and
consulting—should remain steady.

Higher Education

Tallahassee’s primary higher education assets are
F3U, Florida A&M, and Tallahassee Community
College. Of these three, FSU is the major player
in the regional economy and is recognized by the
Carnegie Foundation as one of four public institu-
tions in Florida meeting the foundation’s highest
criteria.

Tallahassee and Florida State University have
grown at an average rate of about 3 percent per
year over the past 30 years. With Florida's growth
projected to continue, the city and the university
can be expected to continue to grow at their re-
cent pace.

FSU, recognizing the importance of its research
activities to the long-term health and vitality of its
academic misaion, has focused aggressively on ex-
panding its research base. As a result, its research
grant and contract funding has grown more than
10 percent per year over the past five years. Total
grants and contracts received by the university
through June 2002 were more than $147 million,
and they are expected to increase substantially in
the future, '

FSU officials have a vision for the university that
includes further enhancing the overall quality of
its eampus, supporting the economie vitality of the
surrounding community, advancing its position as
a leading research institution, strengthening its
corporate links, and attracting top faculty, admin-
istrators, and students. This vision—along with
projected expansion and the broader drivers of
higher education and the changing landscape of
academic and research facilities—has put and will
continue to put pressure on campus facilities to ac-
commodate growth. As a result, PFSU, as do other
universities, needs to identify appropriate loca-
tions for expansion. It also shares with other edu-
cational institutions the need to undertake cam-
pus planning to identify space requirements, to
develop near- and long-term strategies to address
those needs, and to coordinate those strategies
with regional planning and growth objectives and
capabilities.
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FSU is an institution at a crossroads. To achieve
its vision, it must continue to expand its student
population and faculty, to attract additional fed-
eral and corporate research partners, and, in do-
ing s0, {0 gain prominence in research areas of
regional and national significance, such as biomed-
ical science and health services, security and coun-
terterrorism, and power systems and advanced
transportation.

It also must continue the planning efforts begun
by the FSU Commission on the Future of Florida
State University and undertake rigorous and com-
prehensive strategic planning. This will help the
university to ensure both its ongoing suceess and
an appropriate alliance with its institutional stake-
hoiders, including other regional partners. The
planning proeess should produce a long-range
development plan that includes the following
elements:

* an academic program plan;

* 5 facilities space plan addressing needs depart-
ment by department and function by function;

* a plan addressing on- and off-campus housing
demand for undergraduates and graduate stu-
dents, residents and visiting faculty, and other
university-related needs;

* 2 coordinated campus master plan; and

¢ a “business case” analysis of FSU’s research
that identifies the university’s core research
strengths and establishes a roadmap for build-
ing on these strengths to attract additional
funding, collaborative ventures, and new re-
gional business opportunities.

University Park Objeciives

University-related research parks recently have
gained wider recognition for their ability to pro-
vide a collzborative setting for a mix of uses that
complement and support other university pro-
grams, university-related industry, and the entire
community. University Park should provide the
Tallahassee region and its university partners
with an opportunity to accomplish the following
objectives crucial to the ongoing vitality of the re-

Tallahassee, Florida, October 13~18, 2002
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Doak Camphell Stadium.

gion, its research institutions, and the community
as a whole: :

* Enabling on-campus development and rede-
velopment by providing off-campus expansion
space. This includes the location of university,
community, and business programs consistent
with highest and best use of real estate. A key
component of this would be to provide space for
FSU to expand its programs, administration
and support, housing, and open space and recre-
ational areas,

Providing a setting to enhance the ability of the
region and its institutions collectively to attract
state, federal, and private funding, and other
support, such as corporate participation. Uni-
versity Park is envisioned as a “synergistic re-
search” campus that will accommodate a mix of
university, government, and industry tenants
and uses.

By providing appropriate facilities for the expan-
sion of F8U and providing a setting for syner-
gistic research, University Park can contribute
to regional economic development through job
creation, skill development, and an increased
tax bage.

Poiential Uses

The panel broke down its analysis of University
Park’s market potential into the categories of
FSU campus expansion, government and private
research—oriented users, current office and re-
search facilities, housing, and support services.

13
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The historic Westcott
Building on the main
campus houses the office
of the president and other
administrative offices.
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F5U Campus Expansion

There is broad recognition within FSU and the
Tallahassee community that although the univer-
sity is a highly credible example of 19th and 20th
century planning and growth, it is operating un-
der serious land constraints. Therefore, the first
major market for the University Park land may
be the university itself.

An academic planning process will enable the uni-
versity to decide how much land it will need for
future campus expansion, and how much of this
land should be allocated to program space, admin-
istrative and other support space, undergraduate
housing, recreational space, and research space.

Academic programs will expand as a result of
the requirements of students and FSU’s evolving
mission to strengthen, advance, and expand the
university. In addition, the university expects en-
rollment to continue rising, which will increase
demand for student housing. However, in recent
years, FSU has been providing housing for a de-
clining percentage of its students, with only 16
percent. of its undergraduates housed on campus,
compared with the national benchmark of 20 to
25 percent.

While, the rigorous academic planning necessary
to identify and quantify appropriate programs for
location at University Park is beyond the scope of
the panel's agsignment, such an effort is critical to
the planning of University Park.

Government and Private Research—Oriented Users

The amount of demand for space in University
Park from nonuniversity research-related users
will be determined by the ability of the park’s par-
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ticipating institutions to leverage their respective
research strengths and areas of expertise. FSU
has identified the following research areas as its
core science and technological priorities:

¢ biomedical sciences and health delivery;

¢ chemistry, structural biology, nanotechnology,
and drug development;

*» security and counterterrorism;

. 'magnetic materials;

¢ power systems and advanced transportation;
* computational science/engineering; and

¢ earth and environmental sciences, ocean and cli-
mate research, and marine biology.

In order to attract government and private
research-oriented users, the Authority must care-
fully coordinate the programming, marketing, and
development of University Park with the planning
processes suggested for the participating institu-
tions. Two potential markets must be targeted and
pursued:

» prospective users outside of the Tallahassee
market that can be attracted to University Park
by the potential for research collaboration; and

* new research programs, such as those that orig-
inate at institutes and in programs spawned by
grants and research funding.

This approach to attracting additional users con-

trasts with that of a typical business park or resi-
dential community, which would focus on attract-
ing users already in the market.

An Advisory Services Panel Repott
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The panel believes Alumni

Vitlage, which provides |
housing for married stu- |
dents, should be relocated

and expanded to accom-

modate graduate students.

Current Offlce and Research Facllities

Current Innovation Park tenants shouid be mined
for expanded potential for collaboration with Uni-
versity Park users. As of fall 2002, facilities con-
taining 809,000 square feet of space had been de-

veloped in Innovation Park. They include;

¢ the National High Magnetic Field Laboratory,
290,000 square feet;

s four building complexes, including the Don
Fuqua complex, 150,000 square feet; and

¢ two new buildings, including the FSU Center
for Advanced Power Systems, 170,000 square
feet.

Of the 809,000 square feet, 540,000 square feet is
research space developed over the past ten years
by FSU-—an average of 54,000 square feet of
space developed per year—most of which is gov-
ernmental or institutional in nature.

The panel believes that local industry is not a real-
istic source of demand for office space in Univer-
sity Park. Leon County has more than 6 million
square feet of office space, located primarily in
the northeast and central business district. With
SouthWood and other projects in the early stages
of planning and approval, there will be enough
property available to double the supply of office
space. University Park does not need to, nor is it
intended to, address this market.

Corporate startups born of local research repre-
sent a critical category of prospective research-
related users for University Park. The panel be-
lieves the community must move aggressively to
identify local companies that are generating ideas,
and nurture them. This must be a broad effort
that is sustained on many fronts over a long pe-
riod, and it will require the creation of an entre-
preneurial culture in Tallahassee. An incubator fa-
cility to meet the needs of such local companies
should be created as soon as possibie. Not only is
such a facility needed, but the effort and organiza-
tion needed to create such a facility will provide a
focus around which the broader efforts of technol-
ogy transfer, attraction of venture capital, and
business creation can be rallied.

Tallahassee, Floridz, October 13-18, 2002

Housing

The panel suggests several potential residential
uses for University Park. The lack of undergradu-
ate housing should be addressed as part of the FSU
general development planning effort. Also, while
married student housing is already located on the
University Park site at Alumni Village, the panel
believes the addition of gradunate student housing
should be considered because of the critical role
graduate students play in research activities. For
similar reasons, suitable housing should be pro-
vided for young professionals that will be em-
ployed within University Park.

Support Sarvices

University Park also should have ancillary uses to
support the research and academic activities lo-
cated there. This may include a variety of service
and retail businesses to benefit the employees and
residents of the area, including:

¢ restaurants;

* agrocery,

* banks, travel agencies, dry cleaners, and busi-
nesses providing other daily services; and

* ahotel and conference center in conjunction with
the Don Veller Seminole Golf Course clubhouse.

Crealing a Compelilive Edge

The developers of University Park must address
several key challenges in order to create a com-
petitive advantage for the project—an advantage
to be sought over similar research parks associ-
ated with research universities, not over privately
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developed research and development parks like
SouthWood.

Corporations—which are different from universi-
ties and frequently have trouble communicating
with each other—may find the university decision-
making process daunting as they consider moving
to University Park. The park must be structured
to relate to the private sector in general and to ac-
commodate corporate strategic planning and deci-
sion making in particular. At times, Tallahassee
has had the image of being less than friendly to
business; for University Park to succeed, it must
be perceived as being supportive of business and
industry and operate in a way that confirms that
impression.

wrnoneent # g

The University Park area already has many strong
advantages to offset the challenges it faces, includ-
ing the research programs at FSU and Florida
A&M, a well-educated labor market, a relatively
low cost of living; and a community that provides

a high quality of life. These must be leveraged to
attract both the research dollars and the private
sector jobs that will enable FSU to reach the criti-
cal mass necessary to sustain University Park's
long-term growth and viahility.
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niversities in many ways are like cities. The

University of Oxford, for example, is a uni-

versity city within a city. Conversely, Cam-

bridge, Massachusetts, has been described
ag a city within a university. It has been said that
you must “stuff the suitcase for any city to succeed.”
The panel has chosen to follow that prescription,
proposing to “stuff” University Park by creating a
full-range community development where people
will live, learn, work, shop, and play within a sta-
ble, harmonious, and sustainable environment.

Several factors likely will have an enormous im-
pact on what is decided for the future of the Uni-
versity Park site. For one, the project presents an
extraordinary opportunity for FSU and several
other significant stakeholders. It also appears to
have widespread community and government sup-
port. The panel bases its recommendations for the
project on the trends emerging in academia for in-
tegrated, interdisciplinary, interprofessional, in-
terindustry, and international relationships.

Projecled Growth

According to the 2000 U.S. Census, Florida contin-
ues to be one of the fastest growing states in the
country. Although the Tallahassee-Leon County
region has yet to be discovered as a principal des-
tination for tourism or business relocation, a straight-
line demographic projection based on the state’s
growth and growth trends indicates that FSU's
enrollment will double to about 70,000 students
over the next 30 years, as will the population of
Tallahassee, to 300,000.

Such growth will continue to put significant pres-
sure on Jocal, county, and state governments to
provide a broad spectrum of services, including
meeting the mandate to improve the quality of ed-
neation. FSU's main campus consists of 463 acres,
making it the state’s smallest public university in
area and giving it the highest density at about 78

Tallahassee, Florida, October 13-18, 2002
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students per acre. Other major institations of
higher learning are experiencing similar densifica-
tion, including the University of Colorado at Boul-
der with almost 100 students per acre, UCL A with
88 students per acre, the Auraria Higher Educa-
tion Center in Denver with nearly 200 students
per acre.

Growth Complications and Issues

While growth typically is viewed as positive, FSU
increasingly is saddled with tough decisions on
expansion due to the lack of space on its main
eampus. Though university plans usually are not
compared to business models, in truth, universi-
ties are in the business of providing knowledge.
Like businesses, universities compete with one
another to provide cutting-edge academic pro-
grams and services.

One university service affected by growth and
space availability is campus housing, National sta-
tistics show that freshmen housed on a university
campus are nearly four times more likely to com-
plete their studies at that university than incom-
ing freshmen who live off campus. Also, the FSU
housing office reports that freshmen living on cam-
pus have significantly higher grade point averages
than those who live off campus. Consequently, the
panel believes the university’s goal should be to

Mark Bertofami (left), FSU
director of facilities plan-
ning, and Raymond Bye,
FSU vice president for
research, lead the panel
on a site tour of Univer-
sity Park and the Talla-
hassee community.
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Panelist John Prosser
(left) discusses the devel-
opment potential of Uni-
versity Park with FSU
president Talbot "Sandy”
D'Alemberte.

house all freshman students on campus. As a cor-
ollary, to attract the best students, FSU needs to
continue to be competitive in providing other on-
campus housing, especially for graduate students
and students with children. These students are
critical to FSU's efforts to win future research
funding and grants.

Socloeconomic Issues

If Tallahassee is divided into four quadrants with
the state capitol at the axis, University Park is in
the southwest portion. This quadrant is an area of
transition from FSU’s main campus te the north,
through an economically distressed area that sur-
rounds University Park, and south to Tallzhassee
Regional Airport, The need for economic develop-
ment and revitalization within this area has long
been recognized.

University Park is bordered on the east side by
the Providence Park neighborheod, and Levy
Street, which runs through Providence Park, is
the most heavily traveled roadway into Innova-
tion Park. Providence Park has a high crime rate
that includes drug- and gang-related activities,
according to several people interviewed by the
panel. In addition, only 7 percent of this area’s res-
idents own their home, with absentee owners con-
trolling most of the property.

The Lake Bradford neighborhoods, located south
and west of University Park, are near the Talla-
hassee city limits and encompass a broad spec-
trum of housing. The amenities of the lake and the
proximity of these neighborhoods to downtown
Tallahassee have attracted middle- and upper
middle-class residents, and some home prices ex-
ceed $600,000.

Attachment # 8'
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Also located in this quadrant near FSU’s main
campus and University Park is the Leon County
Jail Complex, and a homeless shelter has been
proposed near the jail,

The southwest quadrant as a whole is an area that
has not been the foeus of economic development.
Because image plays an important role in where
people choose to locate homes or businesses, the
area is stuck in a self-fulfilling cycle, attracting no
residential or economic development and generat-
ing little in property taxes. The development of
University Park is intended to break this cycle by
stimulating economic growth not only in the park
itself, but also in the surrounding communities.

Community Issues

Four principal neighborhoods surround University
Park-—Seminole Manor to the northwest, Provi-
dence Park and the Callen neighborhoods to the
east, and the Lake Bradford neighborhouods to the
south. During the panel’s investigation, a number
of community concerns were presented. The follow-
ing list, though not all inclusive, outlines major
community concerns related to University Park:

e current traffic volume and speed problems, and
additional traffic problems that may arise due to
the proposed development;

e stormwater runoff, the quality of stormwater
runoff, and flooding;

¢ current environmental concerns and future en-
vironmental impacts that may arise from the
proposed development and adjacent road work;

* the absence of public and business services, in-
cluding libraries, good schools, and shopping;

* the absence of community and recreational facil-
ities;

e area crime, including drug- and gang-related ac-
tivities; and

» the proposed closing of two elementary schools
and one middle school.

The areas just south of University Park lie on the
jurisdictional boundary between Tallahassee and
Leon County, which has created inconsistencies in
zoning policy and enforcement. City and county
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zoning policies are not harmonized, and residential
uses change between neighboring properties within
the same subdivision, sometimes putting mobile
homes adjacent to expensive residences. In addi-
tion, the natural ecological amenities in this area
are being overwhelmed by trash, drainage, and con-
taminants. One hundred and fifty dump truck loads
of trash reportedly were removed from the nearby
Black Swamp drainage area in one weekend as
part of a recent environmental cleanup effort. This
gituation enhances neither neighborhood stability
nor property values and could discourage a busi-
ness from deciding to locate at University Park.

The panel was told by many people that Taliahas-
see and Lieen County are difficult to work with on
planning, design, and permitting. The city's com-
prehengive plan has several inconsistencies, which
promotes various interpretations of rules and reg-
ulations across a broad policy spectrum. These am-
biguities are exacerbated by what people perceive
to be several overly restrictive city and county or-
dinanees. The panel recommends that the compre-
hensive plan be reviewed and revised to resolve
these ambiguities and inconsistencies.

Also, while FSU is nearly unanimously recognized
as an asset to the state, the county, and Tailahas-
see, it is perceived in the community as having
been a dominant and troublesome neighbor with
regard to community relations, increased area-
wide traffic congestion, and upstream and down-
stream drainage problems associated with the uni-
versity's continued development. If FSU and the
Tallahassee community want to succeed in devel-
oping University Park to its full potential, the uni-
versity must address these issues in order to win
the community’s support.

Development Vislon

In University Park, FSU has identified a project
that offers a tremendous opportunity to energize
the southwestern quadrant of the city through
long-term economic development while providing
a place for synergy among the various stakehold-
ers, University Park is located within a quadran-
gle created by FSU, Florida A&M, Tallahassee
Community College, and the Lively Technical

Tallahassee, Florida, October 1318, 2002

Attachment #

-4

Page__ 20O _ o

The panel takes a break
at FSU's Doak Campbell
Stadium.

School. University Park also is located within two
miles of the state capitol and the city airport.

University Park has the opportunity to become a
cutting-edge academic, research, and community
gervice facility with a global reach, and tobe a
model for similar projects around the country. At-
taining this goal will require excellent planning,
design, and implementation efforts and dedication
to preservation and enhancement of the surround-
ing environment. This project should be preceded
by an environmental assessment that takes into
account the size and quality of the site, its specific
environmental conditions, and the ecological sys-
tems that are required to support a state-of-the-
art complex such as the one envisioned.

The panel identified four planning coneepts that
could be applied to University Park:

e Increase the density on the main campus and
develop University Park, only for research and
development uses.

* Make modest shifts of programs and facilities to
University Park to relieve the intense use of
the main campus.

¢ Make significant shifts of programs and facili-
ties to University Park.

¢ Create a new 21st century, complementary
FSU campus at University Park.

The panel recommends that University Park be
developed as a diverse, mixed-use by shifting
FSU programs and facilities from the main cam-
pus to University Park to create a complementary
campus. To provide flexibility, efficiency, and sus-
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* Creation of an Ingubator Facilty

tainability for the university, the buildings should
be organized in generic layouts of classrooms, of-
fices, laboratories, research facilities, and studios
to capitalize on the fact that universities, research
parks, and corporate centers are virtaally inter-
changeable in their layout and planning. Such
planning has succeeded around the country and is
evident at the Auraria Higher Education Center
in Denver, where it was used to address the cen-
ter's land limitations and its location in the center
of the city.

‘While the panel envisions FSU as the predomi-
nant stakeholder in this endeavor, the develop-
ment of University Park should be a unified effort
among FSU, Florida A&M, and Tallahassee Com-
munity College in coordination with the state of
Florida, Leon County, and the city of Tallahassee,
each of which will contribute something valuable
to the greater whole.

Potential Relocatlon of FSU Facilitles

Given the property limitations of the FSU cam-
pus, the panel has identified a need for the univer-
gity to consider relocating academie, institutional,
and support facilities to University Park. The de-
tailed academic and facilities planning efforts rec-
ommended in this report will be required as part
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of the University Park development plan and
should focus on the university’s long-term needs.
This foeus, coupled with a realistic evaluation of
space requirements, will be essential to the de-
velopment of a plan for University Park, For in-
stance, if University Park were a reality today
and the new FSU medical school were located
there, it would be a keystone center of excellence
within the park that eould generate innumerable
spin-offs without regard to the constraints of the
current main campus.

Project Phasing Apptoach

The panel believes three consecative implementa-
tion phases must be completed for the University
Park project:

» Detailed academic and facilities planning for
all of FSU. Such planning, which should look out
over a 20-year horizon, must be completed to en-
sure that an accurate representation of need can
be carried over into the physical planning of Uni-
versity Park.

o A general development plan (GDP). The GDP
should address the needs of the various stakehold-
ers identified in conjunction with the academic
and facilities planning. The GDP also should ad-
dress the changing needs that will accompany the
continued growth of university, government, and
private research. An extensive community rela-
tions program is critical to the success of this
process.

» Implementation of the planning. University
Park will be built out over several phases, and
within each phase of development, detailed engi-
neering design plans need to be completed for con-
struction activities.

Infrastructure Costs

Planning and development costs for University
Park will be determined by the makeup of the
final general development plan. Using past cost
models for greenfield development of similar proj-
ects, the cost for framework infrastructure for the
park, including roadways, water and sewer lines,
and trunk stormwater facilities, will be about
$40,000 per gross acre. 1 8
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Excluding the area already occupied by Innova-
tion Park and the area needed for the golf course,
about 1,150 acres of property remains at Univer-
gity Park. Due to environmental constraints and
regional stormwater detention needs, not all of
this area is developable. In addition, governmen-
tal constraints through concurrency requirements
—stipulating that services be provided when the
development is completed—and/or the develop-
ment of regional impact (DRI) process also could
affect the final size of the development.

‘While the impact of these issues on the develop-
able acreage will be defined as the planning pro-
cess proceeds, framework infrastructure costs in
today’s dollars can be expected to be between $45
million and $50 million. This estimate covers the
internal framework infrastructure—roads, sew-
ers, ete.—but not off-site, external public works
that may be required to support the development,
such as upgrades to potable water and sanitary
sewer mains, construction of drainage systems to
convey on-site flows to outfall points, and road im-
provements to mitigate transportation impacts.

Other project costs will include redesign and re-
construetion of the FST public golf eourse, which
will have to be altered to accommodate develop-
ment of University Park. This golf course is an in-
expensive alternative to higher-priced courses in
the area and serves as both a recreational amenity
to FSU students and as a valuable resource to
the community. The facility supports a golf course
management program at FSU, and all of the golf
course maintenance is provided by university
staff. Given the multiple purposes of the course
and the maintenance budget constraints, the panel
believes the character of the existing course should
be replicated. The panel predicts the redesign and
reconstruction of the FSU golf course will cost $5
million in 2002 dollars.

Planning and design of a campus—for business or
academic use, or a combination thereof—will re-
quire significant landscaping. The panel estimates
costs for landscaping a project of this nature to be
$80,000 per gross acre, which, at 1,150 gross acres,
would put expenses at $90 million to $95 miilion.

Planning and engineering fees typically are 3to 5
percent of the overall framework infrastructure

Tallahassee, Florida, October 13-18, 2002
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The Don Veller Seminole
Golf Course, an inexpen-
sive facility open to the
FSU and Tallahassee
communities, should be
reconfigured to accom-
modate development.

costs, depending on how complex the development
and governmental processes are. The panel be-
lieves that, excluding landscape architecture, it
would be reasonable to expect fees of $1.5 million
to $2.5 million for civil engineering, urban plan-
ning, and urban design. These fees include only
the on-site framework infrastructure—roadways,
drainage, and potable water and sanitary sewer
systems—needed to support site-gpecific develop-
ment, but not any vertical site aspects such as
buildings, off-site infrastructure improvements, or
the site-specific development itself. Additional ar-
chitectural, planning, and engineering fees will be
required for the in-tract development of specific
on-site parcels and for off-site improvements.

The panel expects hard construction costs for
internal framework infrastructure, the internal
circulating roadways, water and sewer systems,
trunk stormwater systems, and common-area
landscaping to be $135 million to $145 million,
With associated soft costs, the total cost will be
about $188.5 million. Given the size of this project,
combined with the proposed variety of uses and
the current market projections, the panel thinks
the project should be broken down into smaller
project phases to distribute the capital outlay over
time. The time frame will be determined by eom-
bining the general development plan, actual local
population growth rates, research and develop-
ment spending, market conditions, and the avail-
ability of capital.
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onsistent with the panel’s vision for Uni-

versity Park as a multifaceted area re-

sponding to academic, research and de-

velopment, and community needs and
opportunities, the development plan should be
structured to allow an assembly of university, cor-
porate, and community uses organized around the
core research mission of the development to cre-
ate a campus community. The panel emphasizes
that the following is a planning framework and not
a proposed land use or site plan.

Planning Objectives

The following are the panel’s recommendations as
to how University Park should be developed:

¢ Create an economic development strategy
through the establishment of a physical plan
that promotes a strong interface between select
academic and corporate entities.

* Plan for a range of facilities that allows the
development to function as a self-sufficient,
university-based community.

* Promote community development through
housing choices, access to public and private
facilities, and employment opportunities.

 Establish the development as a model of sus-
tainable environmental practices.

» Establish a sense of place that follows the best
of eampus, urban, and rural precedents.

Organizing Principles: Assets and
Opportunities

The site has been evaluated by the panel in terms
of basie assets—-accessibility, visibility, natural

features, land use and community context, and ex-
isting facilities. The panel also looked at liabilities
such as undesirable edges or poorly perceived ex-

§
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isting developments. Such an evalnation facilitates
planning to achieve the stated objectives, taking
into account the need to enhance existing positive
features, to mitigate negative features, to address
operational considerations, and to do so over a
long time frame and a large area. It is likely, given
the time and physical expanse that will be in-
volved in full buildout, that these organizing prin-
ciples will be repeated many times and in varying
forms throughout University Park.

The development of University Park shouid be
oriented toward primary roads in order both to
establish strong building presence and to show-
case the development. Groups of buildings should
be oriented toward open-space corridors so that
these open areas may be drawn into the buildings’
common areas. University Park should stand out
as a collection of villages in the landscape, with
trees, water, and rolling topography—characteris-
tics that make Tallahassee memorable.

Village Center

The primary orientation of the overall development
of University Park should be to a village center.
The panel believes that the village center can be
the heart of University Park—a hub that serves
students, faculty, corporate employees, visitors,
and community residents. It will be the place where
all of the uses of University Park will overlap, act-
ing as the confluence of research, corporate, acad-
emic, residential, and retail uses. It is here that
people will be given the opportunity to interact and
share ideas as they study and pursue research.

The village center should be programmed, or-
ganized, and scaled as the primary destination
within the development. It should include both
campus and urban features, creating a lively re-
tail experience with bookstores, restaurants, dry
cleaners, and convenience retail businesses, Oi-
fices, extended-stay residential hotels, apart-
ments, or even condominiums can be located
above these uses.

An Advisory Services Panel Report
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The village center should be well linked to sev-
eral centers of excellence-—research anchors that
create the research core of the park and provide
commercially viable facilities for related research
activities.

The panel suggests that as the research and corpo-
rate sectot of the park develops, that the build-
ings that house related work be clustered to form
outdoor rooms or open-space corridors, Currently,
most buildings are placed as objects in the land-
scape surrounded by parking. Clustering the
buildings will allow the creation of amenable out-
door spaces that ean be used for walking, dining,
and the exchange of ideas among the people who
work in the surrounding buildings.

Housing

Residential villages should be organized as dis-
tinet and cohesive places with density, centers,
and street orientation that promote a sense of The panel envisions a village center as the primary destination in University Park—

community and public life. A strong landscape a place where students, faculty, employees, visitors, and residents can share a fively
framework should be used to complement the vil- retait experience.
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Centers of excellence,
This drawing of the pro-
posed centers of excel-
lence depicts how the
buildings should be clus-
tered to allow open-space
corridors.

University Park master

lage features of the development, linking and en-
veloping these components to establish a unifying
sense of place.

Frameworks

The planning framework for University Park rep-
resents a diagrammatic depiction of organizing
principles associated with the development. It

Attachment # 8
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not a design solution. Rather it is an organized ap-
proach to effectuating the panel's vision for what
the University Park project can become at full
buildout. The planning framework is organized
around physical, natural, university, and commu-
nity assets and opportunities. Its key elements
are the environment, access and circulation, com-
munity, and land use.

Environment

A strong environmental framework should be in-
corporated into the plan so that once University
Park is developed, it represents a model of envi-
ronmental sustainability. To achieve this, develop-
ment should be concentrated, mitigating negative
environmental impacts such as stormwater run-
off. Regional stormwater detention should be de-
veloped within University Park as either a single
facility or multiple facilities. The panel recom-
mends that the redevelopment of the golf course
integrate multiple detention facilities through its
design; such facilities also could be integrated into
an open-space system, as well as into active and

plan (below). cannot be overemphasized that the framework is passive recreational areas.
1%‘
§
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The panel recommends that the city’s regional
greenway system be extended through the site in
order to improve water quality, stormwater man-
agement, and wildlife corridors. Existing bodies of
water, large stands of mature trees, and the gen-
eral lay of the land also should be carefully inte-
grated into site planning efforts. In additicn, to
minimize impacts and so that it can function as an
interceptor to contain development-based runoff,
Capital Circle should be rerouted to travel north
of Lake Bradford.

Access and Circulation

University Park should be well connected to the
main FSU campus and Florida A&M through di-
rect and improved pedestrian and vehicle links,
and through regular bus service along Lake Brad-
ford Road. These connections will be extremely
important and should be addressed during the
first phase of development because many stu-
dents, faculty, corporate employees, and guests
may use multiple campuses. Off-street pedes-
trian and bicycle paths present an equally viable
opportunity for links as part of the city's green-
way program.

Realignment of Capital Circle should provide di-
rect access to University Park at Orange Avenue
between Lake Bradford and Black Swamp, as rec-
ommended by Blueprint 2000. Capital Circle also
should be aligned at the edge of the park to estab-
lish visibility and an identity for the development,
and be expanded north of the lakes from the exist-

Tallahassee, Florida, October 1318, 2002
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ing Orange Avenue alignment in order to mini-
mize environmental impacts.

The linkage among the airport, Tallahassee, and
FSU should be organized so as not to travel
through University Park, but rather to present
the park along its perimeter.

Main entrances to University Park should be posi-
tioned on all four sides of the site and be carefully
choreographed to properly present the develop-
ment; entrances through neighborhoods such as
Callen and Providence Park should not be used.
The northeastern entrance to the development
should be relocated at the intersection of Lake
Bradford Road and Stuckey Road, with the inter-
section reconfigured to establish a sense of ar-
rival and prominence, and the entrance’s corridor
should be developed as a “green street” connec-
tion between the park and the Cascade Park
Greenway. Long-term redevelopment of the exist-
ing housing stock and undesirable commercial
uses will be necessary at this northeast portal in
order to properly present the park.

Pedestrian connections between University Park
and existing neighborhoods also should be estab-
lished at the northeastern edge of the site to allow
integration of residents and future development
into the proposed development. A greatly simpli-
fied road hierarchy should be established that al-
lows centers, or anchors, within University Park
to be reached easily, and subroad systems should
be rigorously well integrated into the core devel-

Environmental frame-
work.
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opment. In addition, the Innovation Park roadway
system should be integrated into the larger devel-
opment and should be modified as necessary to
allow for a cohesive development.

Access and circulation,

Community

Though driven in large part by the multifaceted
growth of the university and the research and de-
velopment communities, University Park should
strive to be more akin to a new community than
merely an extension of an academic facility or an-
other faceless business park. It should provide the
community with improved housing options, im-
proved roadway connections to adjoining uses and
facilities, and access to retail and other services.
Successful community development aiso in part
will depend on improved schools. Development of
a public middle school within University Park
should be considered, with the school conceived as
a flagship facility, rivaling the likes of Florida
High at the SouthWood development.

A greatly improved open-space system should be
established, allowing for improved community
access and mobility. This system should include
multiuse trails and destinations that occur at or
are integrated into parks, schools, and campus
facilities, and that accommodate civic nses. The
development should establish friendly and well-
integrated relationships with adjoining neighbor-
hoods rather than function as an enclave. This
ghould, in turn, enhance residential land values,
resale values, and redevelopment opportunities.
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Land Use

The panel recommends that four primary zones be
established at University Park: a university zone,
a research zone, a community zone, and a mixed-
use zone. The panel intends for the definition and
use of these zones to be flexible, While the areas
have been designated as separate zones, they
should be well integrated and should, in fact, over-
lap. It is important that these zones not be devel-
oped in a fashion that would physically or, by the
nature of use, effectively separate them; they are
intended to have strong interfaces with and inte-
grate with one another. It also is important to note
that because University Park will be developed
over time, there may be instances in which the
primary zones are dispersed over the entire site
in order to avoid developing isolated zones that
do not accommodate the necessary interdepen-
dencies.

University Zone. Potential uses for inclusion within
the university zone include the FAMU-FSTJ Cal-
lege of Engineering, academic uses such as those
departments whose circumstances allow them to
move from the main campus to University Park,
specialty uses such as the performing arts, small-
scale intramural activities, and support uses to
meet the needs of students so they will not have
to travel back to the main campus.

As proposed by the panel, the university zone will
be situated elosest to the FSU eampus and near
the proposed mixed-use zone. The area is intended

An Advisory Services Panel Report
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to fulfill needs that currently cannot be accommo-
dated on the main campus, that over time will ex-
pand significantly as academic business and com-
munity interests are integrated and grow, or that
are better met on a newly developed site. The area
should be earefully planned as a satellite campus
to accommodate a full range of uses that allow it to
function independently from the main campus.

Currently located in this zone is Alumni Village,
married student housing that is in poor physical
condition and that, from what the panel heard, is
susceptible to crime and vandalism. The density
of Alumni Village does not provide opportunities
for additional housing, and its layout and organi-
zation would need to be improved in order to pro-
mote a sense of community. The panel believes
that Alumni Village in its eurrent state does not
represent the highest and best use of the property
and that the housing it provides should be relo-
cated outside the university zone.

The existing university golf course should be inte-
grated into the university zone. If development of
University Park proves successful, long-term use
of the golf course should be evaluated versus po-
tential development of the land for other uses. At
this time however, the golf course will need to be
reconfigured to allow the development of new
uses in this area and to accommodate regional
stormwater detention.

A conference center and hotel also should be con-
sidered in the area between the golf course club-
house and the proposed village center.

Tallahassee, Florida, October 1318, 2002
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and Support Services

Research zone.
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Research Zone, The core uses within the research
zone should include the National High Magnetic
Field Laboratory and the FSU Center for Ad-
vanced Power Systems, including space for ex-
pansion and associated research enterprises at
both facilities; additional anchor research facilities
that will create centers of excellence; facilities for
small-scale incubator research enterprises with
working relationships with primary research facil-
ities; corporate research facilities with direct rela-
tionships with primary research facilities; and fa-
cilities for support services not available in the
mixed-use zone, such as businesses offering office
supplies, specialized books, packaging and ship-
ping services, copying and printing services, tem-
porary staffing, computer hardware and software,
and photography and film developing services.

The research zone as proposed will be at the core
of the development, with strategic proximity to
the university zone, the mixed-use zone, and the
community zone, and it will be important that these
areas are well integrated and mutually supportive.

The research zone would envelope Innovation
Park. While Innovation Park should be integrated
into the larger research zone, a new vision based
on principles of concentration and centers should
be established to guide its growth. Planning ef-
forts should be aimed at establishing synergistic

1
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relationships between academic and corporate re-
gearch efforts that are structured around anchor
facilities.

The research zone should be organized around an-
chor facilities positioned to allow opportunities for
growth as subcampuses, and these centers of ex-
cellence should be structured around carefully se-
lected university research units. Medical schools
traditionally have served well in this role, provid-
ing a wealth of corporate research relationships in
the bioscience fields. Opportunities exist to de-
velop a campus of associated uses around the Na-
tional High Magnetic Field Laboratory and the
Center for Advanced Power Systems, but they
should be formally evaluated.

After a research anchor is chosen for each center
of excellence, a mini-master plan should be devel-
oped to organize the placement of basic buildings,
open space, and parking. There may be four to
five centers of excellence within the researeh
zone; each will require a master plan using prinei-
ples established for the entire research zone.

Buildings within each center of excellence should
be tightly organized around a common space that
will function as the semipublic domain for corpo-
rate and academie users and be shared by multiple
buildings. The campus should be organized as a
place for pecple who think unconventionally to in-
teract and share ideas as they pursue common re-

search goals.

The research zone will be extended and woven
through the mixed-use village, providing opportu-
nities for campuses that are more urban and for
improved access to goods and services. Planning
for research facilities in the village area should up-
hold principles of orientation of streets and public
spaces, shielded parking, and diverse uses. Addi-
tional responsibilities for building development in
this area may include ground-floor uses that es-
tablish the area as a destination and feature such
uses ag restaurants, stores, daycare facilities, and
health clubs.

As part of the panel’s concept, a land bank should
be established along Orange Avenue to allow
space for future development. Depending on fu-
ture academic and private sector demand, the de-
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velopment in this area may focus on research or
corporate uses, taking advantage of the access the
site provides and its visibility, or it may offer addi-
tional academic, research and development, office,
retail, housing, and hotel uses. Development in
this area should take place only after core uses
are well established in the research zone and vil-
lage areas.

The primary objéct.ive is to concentrate usesina
central area, avoiding development that sprawls
into the land bank area. Over time, as the campus
matures and land values rise, the area may be de-
veloped with signature corporate uses not directly
dependent upon relationships with uses in the core
areas. When this development occurs, it should be
oriented toward Orange Avenue, with parking and
access located on the northern side or in the inte-
rior of the buildings.

In the short term, the land bank area should fune-
tion as a development buffer, offering, for exam-
ple, an area for stormwater management and
water quality improvements to protect the Lake
Bradford area from the impact of development.
The buffer area should contain a combination of
new and natural landscaping that will showease
and create a sustainable image for the university.

Commaunity Zone. Potential uses for the commu-
nity zone include medium- and low-density resi-
dential housing, graduate student housing, open
space, neighborhood retail businesses, intramural
sports, and community recreation.

The community zone, to be located on the north-
western portion of the site as an extension of the
existing community fabrie, will provide opportuni-
ties for building improved housing stock for cam-
pus employees, graduate students, faculty, and un-
affiliated residents. The panel bases this land use
recommendation on the premise that community
development represents economic development.

The community should consider placing the mid-
dle school within this zone, and the regional open-
space system should be integrated with the resi-
dential development.

Mixed-Use Zone. Potential uses for the mixed-use
zone include a conference center hotel; retail and
restaurants; high-density residential; research

Tallahassee, Florida, October 1318, 2002
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support services, including computer support and
a technical bookstore; businesses providing stu-
dent services, including a copy center, a health
club, and a daycare facility; and additional re-
search facilities.

The mixed-use zone should bring together the
various proposed uses and be oriented toward
pedestrians by being walkable and quaint.

Architectural Guidelines

University Park as a whole needs tightly defined
architectural guidelines, The village center might
have guidelines that correspond to the type of ar-

Attashment # g

chitecture that has developed in Florida over the
past several hundred years, including use of par-
ticular building materials, second-level balconies,
and a limited palette, as well as particular buiid-
ing massing and rooflines. Some of the prime ex-
amples of this architectural style, which signifies
northern Florida from Augustine to Pensacola,
are located in downtown Tallahassee. The archi-
tectural guidelines for the corporate, academic,
and residential areas should allow flexibility, but
should help to define those areas uniquely as
being a part of University Park.
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mplementation of the University Park project

plan will be complicated by the breadth of land

uses recommended for inclusion, the need to

maintain development momentum in Innova-
tion Park while providing for its long-term inte-
gration as a part of University Park, and the num-
ber and nature of the stakeholders in the project.
Recognizing these complications, the panel sug-
gests that implementation of the University Park
focus on the following four factors:

* Master planning. It will be necessary for the
University Park project to be initiated witha
thorough master planning process that includes
the full and continuous involvement of all stake-
holders and the public. The makeup cf the master
plan for University Park will be determined in
part by a careful assessment of the total space
needs of FSU, as well as those of Florida A&M
and other stakehoiders, and a pricritization of
those needs that will be met at University Park.

o Maintenance and modification of the Leon
County Research and Development Authority,
The panel has concluded that the basic structure
of the Leon County Research and Development
Authority is appropriate for implementing the
University Park project. However, the panel also
believes that the scope of activities the Authority
is permitted to undertake needs to be expanded
and, further, that the composition of the Authority
board needs to be broadened and modified to in-
clude a wider range of stakeholders while giving
FSU effective control of the Authority.

* Effective project management. Successful plan-
ning and implementation will require strong, ex-
panded management eapabilities on the part of
those involved in the project. These capabilities
must be exhibited in staff-level management of
the Authority, by contracted professional assis-
tance, and in the selective enlistment of third-
party developers.

Tallahassee, Florida, October 13-18, 2002

» Careful sequencing of implementation sieps.
Successful implementation will involve a number
of discrete activities, the sequence of which must
be carefully planned to maximize the odds of
launching University Park in the shortest possible
time. This sequencing will be required because
while the master planning process can lay the
groundwork for the ereation of a finaneially feasi-
ble project meeting the goals of the stakeholders,
the sheer complexity of the project could seriously
delay its implementation or cause it to fail alto-
gether. Careful planning of the implementation se-
quence also will help to ensure that development
efforts at Innovation Park and the positions of the
stakeholders will not be compromised should im-
plementation of the University Park plan face se-
vere delays or fail to proceed.

The Master Planning Process

The panel believes that the first basie step in im-
plementing the University Park plan should be
preparation of a master plan for the project. The
master plan, and the process of preparing it, will
serve several key purposes:

» identifying and illustrating areas and intensities
of land uses;

&
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concentrated research and
corporate development.
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One of four primary entry
points proposed for Uni-
versity Park, the Stuckey
Road entrance would
connect FSU's main cam-
pus to the park. The panel
recommends that this
entry be reconfigured to
create a sense of promi-
nence and arrival.

¢ providing the basis upon which to make formal
application for municipal land use entitlements;
and

o providing a forum for initiating and engaging
community involvement in the project.

The master pianning process should involve Initial
institutional planning, market analysis, and orga-
nization; public involvement; and a physical devel-
opment plan that includes phasing, financing, and
design guidelines.

Institutional Planning, Market Analysis,

and Organization

The premise of the University Park plan involves
developing facilities for Tallahassee’s institutions
of higher education. Therefore, even before the
master planning of University Park begins, FSU
must undertake a thorough evaluation of its total
gpace requirements, projected as much as 20
years into the future, and identify and prioritize
those functions or academie units that should be
located at University Park. This evaluation should
differentiate among classroom, laboratory, and of-
fice space needs, and should identify the type of
research partners that those functions or units are
expected to attract and the extent to which they
are to attract them.

Also, before master planning of the site begins,
the Authority must obtain a professionally pre-
pared market study providing a detailed estimate
of the demand for and the financial feasibility of
establishing the other uses proposed for Univer-
sity Park, including corporate and incubator uses,
housing, hospitality and retail businesses, and
support services.

&
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The master planning process should be organized
through the establishment of the scope of the mas-
ter plan, identification of deliverable products and
timetables for their delivery, creation of a budget
for activities through completion of the process,
and assignment of accountability for the project's
successful completion.

Public Involvement

The master planning process should include two
distinet levels of public involvement. First, the
Authority should appoint an advisory board made
up of representatives of all stakeholders and for-
mally charge it with reviewing and advising the
Authority on drafts of the master plan and the
plan’s components at specific points in the plan-
ning process; the advisory board’s first task
should be to review and to make recommenda-
tions on the scope of the master plan, Second,
the planning process also should include a series
of town hall-style workshops held at appropriate
points in the planning process and open to the
public.

Content of the Master Plan
The master plan itself should include at least the
following features:

¢ a physical development plan sufficient to illus-
trate clearly the locations and intensities of the
built uses to be permitted in University Park,
as well as the locations and intended uses of
open spaces, recreation corridors, and areas
designated for environmental impact mitiga-
tion, etc.;

» basic locations and specifications for the skeletal
infrastructure and the streets;

+ outlines of the design guidelines and covenants,
conditions, and restrictions (CC&Rs) to be
adopted for the park;

» a financial plan that includes estimated costs
of land preparation, infrastructure, and envi-
ronmental impact mitigations, including all po-
tentially available sources and amounts of fund-
ing; and

» a comprehensive phasing plan that takes into
account projected private sector market de-
mand and planned academic expansion require-

An Advisoty Services Panel Report
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ments, while at the same time minimizing total
project cost and maximizing the probability of
success.

The plan also should be consistent with the rele-
vant provisions of the comprehensive plan, Talla-
hassee’s Southern Strategy, Blueprint 2000, the
city's Sector Plan, and other adopted plans.

The panel estimates that it eould take four to five
years to complete the master plan process.

Entitlement Process

After the Authority adopts the master plan, it will

have to obtain entitlements for the development
of University Park. The panel sees two basic ap-
proaches to this task—processing the project asa
campus master plan for one or both of the univer-
sities, or processing the project under municipal
planning regulations,

Processing the project as a campus master plan
would have the advantage of being a compara-
tively simple proceas and would allow the project
to avoid a possible added level of analysis as a de-
velopment of regional impact (DRI) by the Re-
gional Planning Council. However, it is unclear
whether certain uses proposed for the park would
qualify for inclusion in 2 campus master plan, and
such an approach would require at least some
procedural coordination between the two univer-
sities.

Processing the project under municipal planning
regulations would ensure that all of the uses in
the park become entitled in a single package, but
would involve a somewhat higher risk of rejection
or that conditions would be placed on approval—
partly because the project could be determined to
be a DRI, and partly because the planning and ap-
proval process would involve increased commu-
nity involvement.

On balance, the panel coneludes that given the
scope of the project and the number and nature
of the stakeholders, processing the project under
municipal planning regulations will be the most
efficienit and successful approach. The panel also
believes that this route offers the opportunity for
maximum community “buy-in” and “ownership”

Tallahassee, Fiorida, October 1318, 2002

of the project—traditionally a key component in
minimizing potentially harmful community oppo-
sition that can delay or even kill a project.

‘While such specifics as proposed zoning designa-
tions can only be determined during the latter

stages of the master planning process, the panel
suggests the following:

* Because Tallahassee's planned unit development
(PUD) zoning option appears to offer much
greater flexibility than a combination of conven-
tional zones, the master plan should be prepared
in such a manner that the plan’s contents consti-
tute a complete application for approval under
that option.

» Because the project lies within the boundaries
of two Sector Plan areas, the panel suggests
that the Authority ask the city at least to mod-
ify the western boundary of the South Central
Sector so that the entire University Park proj-
ect falls under the Lake Bradford Sector plan.
One or both of these two plans will be initiated
in 2003, the panel understands, and the initia-
tion of either or both of them could complicate
and delay completion of the University Park
master plan.

» Because it is unclear whether the University
Park project would qualify as a DRI requiring
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analysis by the Regional Planning Council, the
panel suggests that as soon as the master plan
has taken sufficient form to indicate the scale of
the park’s uses and intensities, the Authority
should engage the couneil in informal discus-
gions to determine whether the project would
qualify as a DRI and, if so, whether the council
would require any adjustments in the plan to
obtain its backing.

" s As with the question of DRI, the Authority
should engage the city in informal discussions
during the preparation of the master plan to de-
termine how the project will meet concurrency
requirements.

Land Assembly

Following the preceding steps, land for the Univer-
sity Park project must be assembled from a num-
ber of public and private parties. Timing of the
aequisitions will be dictated by both the master
planning process and FSU’ own planning process.
Entitlements should be secured before the proper-
ties are acquired so that premature transfers and
assemblages do not have to be untangled. Failure
to execute the assembly in a well-planned, consis-
tent manner could both significantly delay and in-
crease the cost of the park's physical development.
The panel suggests the following basic principles
be followed in land assembly:

» Title to the properties currently owned by the
city and county should be transferred to the Au-
thority at no cost. The exception will be the ju-
venile detention center, at least until a replace-
ment facility can be developed.

o Title to state properties administered by FSU
should be transferred to the Authority at no
cost.

¢ Title to the state’s real estate interests within
University Park should be transferred to the
Authority at no cost.

¢ The terms of the transfer of title to the above
properties should be spelled out in a memoran-
dum of agreement executed by all parties and
should include a provision stating that individ-
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ual transfers may be reversed if all of the prop-
erties are not transferred to the Authority.

* Acquisition of privately owned properties should
focus first on those properties of greatest strate-
gic value to the park and should take advantage
of attractive opportunities as they arise. To min-
imize initial capital outlays, additional properties
adjacent to a strategic parcel can be acquired
later, albeit at prices likely to be higher than
those paid in the initial acquisitions.

o If one or more privately owned properties lie
within the first phase of the project, it may be
necessary to employ the power of eminent do-
main to ensure that parcels needed to complete
that phase are assembled in a timely manner.
While every effort should be made to avoid hav-
ing to take this step, a government entity pre-
pared to exercise such power should be identi-
fied during the early stages of the planning.

Project Management

The panel recommends that a project manage-
ment team dedicated exclusively to University
Park be hired by the Authority and that it report
directly to the project’s governance board. The
team should be led by a strong project manager
with experience in planning and developing proj-
ects of comparable complexity and scale. Recruit-
ment and selection of the leader should begin
immediately so the project can be planned with
practical commercial development input from the
very beginning.

As soon as a conceptual plan has been adopted
for University Park, a leading national brokerage
firm should be selected to market the project to
corporate users, This should increase the project’s
exposure and, in turn, improve the potential of se-
curing corporate users for the sites in Innovation
Park, as well as in the incremental pads to be cre-
ated within University Park. Because Innovation
Park is a recognized brand, the panel believes that
promotion of University Park should incorporate
that brand into the early marketing efforts, but
that the name should be phased out over time. An
analogy would be Datsun's transition to the Nis-
san brand name by initially placing both brands

An Advisory Services Panel Reporl
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names on its automobiles before eliminating the
use of “Datsun.”

The panel further recommends that one or more
private sector developers with the requisite expe-
rience be selected to develop the nonuniversity
components 50 as to shorten the execution time,
reduce costs, and increase the probability of suc-
cess of individual projects.

The panel estimates that the park’s land develop-
ment costs will average $4 to $5 per square foot of
net developable area, which is very high in relation-
ship to land value. This implies that the phasing of
the master plan must be sensitive to minimizing
these costs and the associated carrying costs.

Identification of specific sources and amounts of fi-
nancing are key elements of the master plan. The
nature of these elements will be determined not
only by the particular phase of the master plan be-
ing financed, but also by whether particular public
finance sources are applicable for the particular
uses in that phase and whether private capital and
commercial debt are available. The panel believes
the following financing sources in particular may
be worth pursuing:

o Economic Development Administration grants
and loans. The U.S. Commerce Department’s Eco-
nomie Development Administration funds devel-
opment of infrastructure and incubator space in
research and development parks based on local
economic conditions and the potential of the proj-
ects to create joba. Grants clearly would be appeal-
ing because repayment is not required; loans also
can be attractive because typically they bear in-
terest rates and repayment terms less stringent
than other sources of funds.

* Tux increment financing and assessment dis-
trict bonds. These honds share the characteristic
that their repayment is based on property taxes
and/or assessments. As such, they reguire that
the property being developed be on the tax rolls
rather than held by a public entity. Tax increment
financing involves reallocation of property taxes
and, therefore, would be less burdensome to the
project. However, since such finaneing can be ap-

Tallahassee, Florida, October 13-18, 2002

plied only within redevelopment areas, an existing
community redevelopment area would have to be
expanded westward from Providence Park, or a
new, separate redevelopment area would have to
be created. Assessment districts, which typically
are formed through a vote of the landowners, can
issue tax-exempt bonds to fund various types of
infrastructure development. One benefit of this
funding source is that it allows flexibility in alloca-
tion of assessments across the benefiting proper-
ties. However, agsessments can become burden-
some if the projected development does not occur.

¢ Revenue bonds. Revenue bonds, which were used
by the FSU Research Foundation in 2001 to build
two buildings in Innovation Park, require a pledge
of a predictable source of revenues, such as rent,
for example. Therefore, this source mainly is used
in connection with building construction following
the construction of infrastructure. Nevertheless,
given a sufficient revenue stream, it is possible
that modest amounts of infrastructure or other
non-revenue-producing improvements could be
financed in this manner when bundled with a
revenue-generating development project.

s Commercial bank lending under the Commu-
nity Reinvestment Act, Commercial banks are re-
quired under the Community Reinvestment Act
to make loans in economically depressed commu-
nities. Such loans often bear below-market inter-
est rates and offer more lenient terms. This seurce
could prove particularly useful in financing initial
development of privately owned buildings and in
situations in which the financing plan identifies a
need for “bridge” or “gap” funding.

Attachment #

¥
Page _JCI

The David Middleton Goif
Center at the Don Veller
Seminole Golf Course is
one of the amenities pro-
vided by University Park.
The panel recommands
that a conference center
and hotel eventually be
built to complement this
asset.

18 «




36

Most of these options are forms of tax-exempt fi-
nancing, and employing as much financing as pos-
sible can help to minimize the carrying costs asso-
ciated with land development. Becanse authorities
qualify as a “political subdivision” as defined under
Section 103 of the Internal Revenue Code, and
therefore may qualify for tax-exempt financing,
it is important that the park be structured under
ownership by a public entity such as the Leon
County Research and Development Authority
rather than having FSU or another entity try to
secure conduif finaneing.

The panel encourages FSU to engage state and
local leaders in a dialogue to explore the creation
of additional, new public and public/private financ-
ing tools that might be used in facilitating not only
development of University Park, but FSU growth
in general, as well as in addressing other pressing
public finance needs within the greater Tallahas-
see community and Florida as a whole.

The panel believes that the existing Innovation
Park land—as the figurative “hole in the dough-
nut” of University Park—is integral to the design
and planning of the park, as well as to its ultimate
success. It also believes that the existing Author-
ity structure should be maintained in order to avoid
the complexity and the time that would be lost in
unwinding the Authority’s existing projects and
financing, It is also important to preserve the Au-
thority's ability to finance future projects within
ita jurisdiction. However, the panel believes that
the makeup of the Authority’s governance board,
its control, and its appointing powers should be
medified to give FSU effective control of the
Authority.

It believes that to execute a project this large and
complex effectively, a single executive sponsor is
needed. Becanse FSU will be the primary driver
of University Park’s success and will be dedicating
significant intellectual and financial capital to the
project, the panel recommends that it should have
effective control of the project. Other major stake-
holders should be represented on the board, in-
cluding Florida A&M, the local government, and
representatives of economic development groups
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and local neighborhoods. The panel believes that
selection of povernance hoard members should be
based on whether they have the skills and sophis-
ticated knowledge necessary to govern a develop-
ment of this complexity, scale, and importance to
the metropolitan area.

If the master plan is not approved and entitlements
for University Park are not obtained within a rea-
sonable period, the Authority should revert to its
previous makeup.

The panel suggests that the control and responsi-
bilities of the Authority be broadened to include
the following:

¢ initiating and approving the master plan for
University Park;

obtaining entitlements for University Park;

issuing bonds;

funding of or negotiating for predevelopment ex-
penses and capital improvements for the park;

owning, buying, selling, and leasing interests in
real property;

construeting and managing multitenant build-
ings, in particular those involving joint univer-
sity/research partner occupancy;

+ selecting and hiring project management staff
and private sector developers;

¢ managing common areas, ineluding determining
and collecting common-area assessments as ap-
propriate; and

» setting and executing marketing strategy.

For University Park to succeed, state and/or
county legislative action ia required to achieve
the following:

¢ 2 clear mandate to initiate and approve the mas-
ter plan for University Park, and to apply for
municipal entitlements for all the lands within
the park before ownership;

* the ability to sell land within University Park;

* liberalization of use restrictions on parcels
within Innovation Park to correspend with uses
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permitted in the nonresidential areas of Univer-
sity Park; and

» modification of the Authority’s makeup, control,
and appointing powers.

For University Park to compete effectively in the
markets the panel has identified, it is critical that
legislative approval be obtained for the ability to
sell land, including properties in Innovation Park
and those planned for planned nonacademic com-
ponents of University Park. Selling rather than
leasing the land provides many benefits, including:

¢ reinvestment of proceeds into the development
of University Park;

¢ return of public land to the city and county
property tax rolls; and

« appeal for corporations that are interested in
owning rather than leasing land.

Implementation should be undertaken as a well-
planned sequence of measures, for which the panel
suggesta the following order:

Initial Legislative Action

An appropriate entity needs to have the mandate
and responsibility to initiate and complete the
master planning process, and then apply for enti-
tlements. The panel believes the Authority is the
most appropriate entity for this purpose, once its
membership has been broadened to reflect the
range of stakeholders of University Park. Its first
order of business should be to cbtain legislative
approval of:

* modifying the Authority’s board to give effec-
tive control to FSU and fo include other key
stakeholders; and

¢ giving the Authority the power to plan and ob-
tain entitlements for University Park—before
the Authority takes actual title to the lands
within the project boundaries.

Master Plan and Entitlements

Onee the Authority membership has been appro-
priately broadened and it has clear power to plan
the project, it should initiate and complete the

Tallahassee, Florida, October 13-18, 2002

master planning process, and apply for and obtain
municipal entitlements for the project.

The following measures should be initiated during
the planning process and should become effective
once entitlements are cbtained:

* Remaining legislative action. The remaining
required legislative actions should become ef-
fective, including an easing of the use restric-
tions on Innovation Park parcels and the grant-
ing to the Authority the power to sell land.

¢ Transfer of title to lands. Title to the lands
within the boundaries of the project owned by
public bodies should be formally transferred to
the Authority.

¢ Modification of innovation park administrative
documents, The PUD zoning, design puidelines,
and CC&Rs developed for University Park
should be formally applied to all of the land of
University Park, including the existing parcels
in Innovation Park.

The comprehensive master planning process will
be difficult and will take several years. The panel
recommends that an inclusive and transparent
planning process be initiated immediately and
with a true sense of urgency. Obviously, the leg-
islative action to change the existing governance
of Innovation Park will be difficult to obtain, but
the panel believes strongly it is an important near-
term measure required for the entire develop-
ment process to succeed,
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hat was once envisioned as a single-use

park that emulated the existing Inno-

vation Park now can be visualized as

vibrant mixed-use community that
serves not only the needs of the FSU Research
Foundation, but also other university needs both
now and in the future. University Park also lends
itself to private sector development, residential
housing, a middle school, retail businesses, and
community recreation space.

In order to make the panel’s recommendations a
reality, FSU must work with other local academic
institutions, the community, and state and local
government stakeholders. The Leon County Re-
search and Development Authority needs to be
augmented in order to accomplish ali that the
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panel has set out in this report and to ensure that
FSU achieves its goals.

The panel believes that the proposed University
Park development has strong potential not only
to promote real economic development, but also
to have a positive impact on the entire Tallahassee
community. However, this is a very long-term proj-
ect in which suceess should be measured one phase
at a time. Only through the cooperation and trust
of the project’s varied stakeholders will success
be realized.
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Alex J. Rose

Panel Chair
El Segundo, California

Rose is director of development for Continental
Development Corporation in El Segundo, Califor-
nia. He is responsible for managing all construction
and development activities for the suburban office/
research and development park developer, whose
holdings comprise 3 million square feet in San
Franeiseo and southern California’s South Bay
market.

Rose oversees planning and execution of all ten-
ant improvements, core and shell renovations, and
new construction work; major facilities mainte-
nance and upgrades; project budgeting and cost
controls; internal project management; architect,
engineer, and contractor management; acquisi-
tions; and new project development.

Over the past eight years, Rose has overseen trans-
formation of more than 1 million square feet of
single-tenant research and development facilities
for multitenant office, restaurant, retail, and en-
tertainment uses. Before assuming his current
position, Rose waa director of property manage-
ment. He also has extensive experience in title
insurance and is a licensed California attorney
with experience in general civil and bankruptcy
litigation practices.

Rose received his master of business administra-
tion degree from the University of Southern Cali-
fornia, his law degree from the Southwestern Uni-
versity School of Law, and his bachelor of arts in
political science from UCLA. He is an Urban Land
Institute trustee, chair of ULI's Commercial and
Retail Development Council, vice chair for con-
current programs for ULI's Program Committee,
and a member of the ULI Los Angeles Executive
Committee.

Talahassee, Florida, October 13-18, 2002

Ray H. D’Ardenne
Atlanta, Georgia

D’Ardenne is managing partner of Lend Lease
Capital Partners, Lend Lease Real Estate Invest-
ments, Inc., a small group focused on executing re-
search-driven, high-yield investment strategies on
behalf of its foreign, high-net-worth financial, in-
stitutional, and pension fund clients. He is a mem-
ber of the company’s executive and investment
committees.

He formerly was head of the company’s real estate
operations, and from 1998 to 2001 was chief oper-
ating officer, responsible for regional operations,
property acquisitions and sales, mortgage origi-
nations, and investment management for equity
portfolios, D’Ardenne also led Lend Lease's capi-
tal transactions group in 1997 and 1998 and its
equity acquisitions group in 1995 and 1996, Be-
fore Lend Lease acquired it in 1997, D’Ardenne
worked for Equitable Real Estate, where he was
chief appraiser and chief information officer from
1991 to 1994,

I¥ Ardenne received his bachelor of science and
master of business administration degrees from
Pennsylvania State University, He ia 2a member of
the Urban Land Institute’s board of trustees, the
National Association of Industrial and Office
Parks, and the Counselors of Real Estate.

Diane Harlley
Washingion, D.C.

Hartley is a senior vice president for the Washing-
ton, D.C,, region of Spaulding & Slye Coliiers and
has more than 20 years of experience in the design,
construction, development, and management of fa-
cilities for institutional, government, and private
owners. She leads the company’s educational and
research institutions practice, providing strategic
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planning and real estate advisory services to gov-
ernment, educational, and other public institutions.

Previously, Hartley was director of the public in-
stitutions practice at Jones Lang LaSalle, and also
worked at the U.S. General Services Administra-
tion (GSA), where she had a lead role in establish-
ing asset management and portfolio management
funetions for more than 70 million square feet of
owned and leased space in the national capital re-
gion. She also was an associate with the JBG Com-
panies, a Washington, D.C,, real estate developer
and property manager, where she oversaw com-
mercial development projects and provided advi-
sory services to public and private clients. She has
provided strategic advisory services to a broad
range of clients, including several major universi-
ties, the Consortium of Universities of Washing-
ton, D.C., the U.8. Army, GSA, and the National
Qceanic and Atmospheric Administration.

Hartley received a bachelor of science degree in
civil engineering from Princeton University and a
master of business administration degree from the
Harvard University Graduate School of Business
Administration. She is a faculty associate of the
Johns Hopkins University School of Professional
Studies in Business and Education.

Laurin McGracken

Memphis, Tennessee

McCracken is the marketing and strategies officer

for Looney Ricks Kiss Architects. Until recently, .

he was the national accounts director at McClier,
and before that was chief executive officer of the
Global Design Alliance, a strategic alliance of ar-
chitectural, engineering, and specialty consulting
firms, MeCracken also was director of marketing
for HNTB Corporation’s architectural services,
and national and international marketing director
for RTKL.

McCracken is a registered architect and a gradu-
ate of Rice University and Princeton University.

He is a member of the American Institute of Ar-

chitects; was the national president of the Society
for Marketing Professional Services and received
its Marketing Achievement Award; was a charter
member of NACORE, the International Associa-

tion of Corporate Real Estate Executives; and
holds the designation of master of corporate real
estate service. McCracken is chair of the Urban
Land Institute’s International Council and a 20-
year member of the International Development
Research Council.

Allen Meacham
Ockland, California

Meacham is senior real estate officer for the Re-
gents of the University of California, responsible
for planning and implementing the acquisition and
disposition of real property for the ten-campus uni-
versity system. He also manages the private de-
velopment of housing and research park projects
on university lands, including establishing univer-
sity program and financial objectives for each proj-
ect, overseeing the solicitation and selection of pri-
vate development teams, and negotiating and
documenting ground leases with those teams.

Previously, he was a manager with Kenneth Lev-
enthal and Company, predecessor to E&Y Kenneth
Leventhal LLC, where he supervised valuation,
feasibility, and market studies for private and
public clients.

Meacham holds the MAT designation from the
Appraisal Institute, where he has served on both
chapter and national committees. He has pub-
lished numerous articles in both professional jour-
nals and business periodicals.

John Prosser
Denver, Colorado

Prosser is a professor of architecture and urban
design at the University of Colorado, where he
has served as dean of the College of Design and
Planning, and has taught at other universities, in-
cluding Oxford Polytechnic in England. Prosser
has been a planning and architectural consultant
for projects such as the Denver Technological
Center, the Denver International Airport envi-
rons for the private sector, and the Denver Botanic
Gardens. Beginning private practice in 1969, he
also has planned major retail facilities in Kansas,
Colorado, California, Hawaii, and Arizona.
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Since 1981, he has chaired the systemwide Univer-
sity of Colorado Design Review Board, which eri-
tiques all projects on nine campuses. He is a mem-
ber of eight federal, state, municipal, and private
architectural review committees and was a nucleus
founder of the Real Estate Center at the University
of Colorado. Prosser also served on the decommis-
gioned Lowry Air Force Base Economic Recovery
Committee for Denver and Aurora to provide ex-
pertise for reuse planning and implementation.

Prosser received his bachelor of science degree in
architecture from the University of Kansas and
his master of architecture degree from Carnegie
Mellon University.

Eric Smith
Denver, Colorado

Smith is a vice president and senior project man-
ager with Matrix Design Group, Inc., and is respon-
sible for representing the firm and its clients in var-
jous public arenas. His engineering background—
which includes site civil design, transportation
planning, transportation design, drainage design,
utility design, and construction management—
coupled with his project management experience
gives him expertise in the field of major asset
redevelopment.

He is responsible for the design, coordination, and
management of municipal and private sector im-
provement projects, studies, and reports. He pro-
vides project management and coordination for
transportation, drainage, utility, capital improve-
ment, and land development projects, as well as
detailed master planning and analysis.

Smith graduated from the University of Central
Florida with a degree in civil engineering.

Chuck Ware
Denver, Colorado

Ware is an associate with Design Workshop in its
Denver office, focusing on urban design and lead-
ing all aspects of complex project work. He cur-
rently is leading the planning for two major re-
search parks, one in Colorado and the other in
Santiago, Chile.
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In Santiago, the Lo Aguirre Park of Science and
Technology is being planned on 24,700 acres of
grasslands and hillsides known as the Pudahuel
Commune. The project involves integration of a
research park and a public nature reserve. In Col-
orado, Ware soon will complete a master plan and
design guidelines for the Colorado Bioscience Park
Aurora as part of the $4 billion redevelopment of
the Fitzsimons Army Medical Center in Aurora.
The redevelopment, which will establish one of
the few bioscience research parks affiliated with a
major medical institution, is intended to be a
model of sustainable development.

Ware received a master’s degree in landscape ar-
chitecture with an urban design emphasis from
Virginia Polytechnic Institute and State Univer-
sity, and a bachelor of science degree in landscape
architecture from Ohio State University. He re-
ceived the Stanley Abbott Award for research on
creating user-oriented built environments, the
Ohio State Faculty Prize, and Virginia Tech’s an-
nual Faculty Award.

Robert J. Wolfe
Princeton, New Jersey

Wolfe is founder and president of Picus Associ-
ates, Inc. Before founding the company, he spent
17 years as a managing partner of K.8. Sweet As-
gociates. In both capacities, he has worked as the
developer of Princeton Forrestal Center, Prince-
ton University’s 2,200-acre mixed-use land devel-
opment. The project contains housing, a retirement
community, a shopping village, hotels, daycare
centers, and more than 4 million square feet of
research and office apace occupied by more than
100 corporations.

Wolfe also managed the feasibility work and early
development of three other large land develop-
ments totaling more than 1,000 acres. He has con-
ducted numerous consulting assignments, some of
which involved evalnating the feasibility of land
development, creating and implementing market-
ing strategies, and restructuring nonperforming
assets.

Wolfe served for six years on the local planning
board, was appointed by New Jersey to chair its
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advisory committee on the future of the Route 1
eorridor, and served as an adviser for Transporta-
tion 2020, the state's long-term transportation
master plan. He has served on the boards of the
Princeton Area Chamber of Commerce, McCarter
Theatre, the Regional Planning Partnership, the
Land Use Municipal Resource Center, the Stony
Brook-Millstone Watershed Association, and a
local community service foundation.

Wolfe received his bachelor of arts degree from
Princeton University and his master of business
administration degree from Stanford University.
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